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BACKGROUND: 3 
On May 24, 2004, City Council appointed a seven (7) member ad hoc committee, 4 
including four (4) staff members from the Planning Division and City Attorney’s office. 5 
The Committee was chaired by Councilmember, Lindy Hockenberry, and included 6 
Christine Sanders, Planning Commission; Bruce Kulpan, Chairman, Tree Commission; 7 
Karl Ensign, Falls Church Environment; Melissa Teates, Environmental Services 8 
Council; Cay Wiant, Village Preservation and Improvement Society; and Mike Curtin, 9 
Citizen at Large.  Staff included, Elizabeth Friel, General Manager for Development 10 
Services; Jill Anne Spence, City Arborist; Gary Fuller, Principal Planner; and Roy 11 
Thorpe, City Attorney.  Moe Wadda, Director of Public Works/City Engineer, and 12 
Shirley Street, Urban Environmental Inspector, also provided technical assistance to the 13 
group as needed. (See Committee list Attachment 1)  14 
 15 
The Committee was appointed to study and report back to City Council on options for 16 
effectively implementing tree preservation and replacement on single-family residential 17 
lots, zoned R-1A and R1-B.  As you are aware, a recent ruling on the Tree Ordinance 18 
has changed the way in which the Ordinance is applied to development occurring on 19 
single-family lots. (Attachment 2 - Ruling)  20 
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The Ad Hoc Committee met six (6) times and the major issues considered are provided 21 
in detail to assist in providing City Council and the public the Committee’s intent in their 22 
proceedings and recommendations.  The group studied the existing situation in detail and 23 
fully explored options to reinstate the provisions of the tree ordinance as they relate to 24 
single-family lots. Overall, the Ad Hoc Committee’s goal was as follows: 25 
 26 
To present to City Council a set of recommendations providing balanced, progressive 27 
and appropriate proposed legislation that best preserves, protects and insures 28 
replacement of the City’s tree canopy and ensures the continued health of the urban 29 
forest, specifically relating to single-family residential development. 30 
 31 
City Council received an update on the Committee’s work on July 6, 2004, was given 32 
the written committee report on July 16, 2004 and considered the item in detail in 33 
worksession on July 19, 2004.  City Council questions included the need to see a 34 
graphic example, before and after the legislation, the applicability of the tree canopy 35 
coverage to other zoning districts, and process issues.   Staff is working on a graphic 36 
example to show during the public process.  Staff found that the use of tree canopy 37 
coverage for commercial or multi-family sites, while permissible under State Code, 38 
does not appear to be needed for the City to maintain tree canopy coverage in these 39 
areas.  The reason is that City Code requires commercial sites to have extensive 40 
landscaping requirements well in excess of the 10% the State Code would mandate.  41 
Further multi-family zoned sites have City requirements for landscaping and open space 42 
that are also well in excess of the 15% that the State Code would mandate. 43 
 44 
KEY ISSUES: 45 
At the Ad Hoc Committee’s initial meeting the group considered background 46 
information provided by staff in five (5) key issue areas.  Overall, the Committee 47 
discussed: 48 
 49 

o Interim Tree Preservation   50 
o Value of Trees 51 
o Existing City Legislation 52 
o Enabling Legislation  53 
o Legislative Issues and Alternatives.   54 

 55 
These areas set the parameters for the Committee’s work, summarized within as 56 
follows:  Meeting summaries are attached with greater detail in Attachment 3. 57 
 58 
INTERIM TREE PRESERVATION: 59 

 Staff shared with the group the interim City strategy for plan and review and voluntary 60 
tree protection.  Under the group’s direction, a legislative alert hand out was also 61 
created and given to all residential development applicants.  The handout let applicants 62 
know that legislation was under consideration and would likely impact their plans. The 63 
Committee further requested information about tree protection on grading plans that 64 
had been received or approved since the April 2004 ruling.  Staff provided the 65 
information of the five plans, all five reflected tree protection, four submitted tree 66 
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surveys and three-offered replacement trees.  Although there was demonstrated 67 
voluntary compliance, the Committee remained concerned that the sites may well go 68 
out of compliance during the course of construction and there would not be legal 69 
remedy. 70 

 71 
VALUE OF TREES: 72 
The Committee also spent time discussing the role of trees in the health of the City’s 73 
ecosystem. In general, the greater the tree canopy coverage in the City the more 74 
environmental and economic benefits the City may derive. Specifically, the greater the 75 
tree canopy, the less impact that impervious cover and development will cause.  The 76 
preservation of the City’s mature trees is especially important in the residential areas 77 
that are under increasing redevelopment pressure.  The impact of large new homes is 78 
greatly mitigated by the preservation of existing mature trees.  Trees in the City are also 79 
a community value as demonstrated in the Comprehensive Plan’s goals, the City’s 80 
annual “Tree City USA” recognition, the City’s streetscape plan, the recently appointed 81 
Ad Hoc Committee on Open Space, and the community’s active role in programs such 82 
as the Neighborhood Tree Program. 83 
 84 
Trees also provide communities with many valuable benefits that can be measured in 85 
terms of dollar benefits. A “Rapid Ecosystem Analysis” (Attachment 4) was completed 86 
in the years of 1992 and 2001 for the City of Falls Church. These analyses were 87 
completed by American Forests, a non-profit conservation organization, using 88 
CITYgreen software. This analysis illustrates some of the economical benefits that tree 89 
canopy coverage provides through the improvement of air and water quality and 90 
reducing stormwater run off.   The City’s newly adopted Chesapeake Bay Ordinance 91 
further stresses the critical importance of trees to the environment and water quality. 92 
  93 
Tree preservation cannot happen by itself, especially on sites undergoing the stresses of 94 
construction. Successful tree preservation efforts must adhere to several important 95 
principals 96 

1.  A site evaluation of existing conditions and trees must be provided as 97 
construction activities depend upon accurate information so the impacts to trees 98 
can be minimized. A tree survey will help determine which trees are desirable 99 
for preservation and identify others that should be removed before they become 100 
a liability.  101 

2. Tree preservation requires an understanding of tree biology, as well as of 102 
construction techniques and their impact on tree health and structure.  Including 103 
a certified arborist as part of the review and approval process of plans ensures 104 
that tree preservation is included in the design phases of development.  105 

3. To ensure ongoing compliance with the approved plan during the construction 106 
phase, tree preservation specifications and details should be shown on plans and 107 
staff should regularly perform site inspections.  108 

4. When there is a violation of the tree preservation plan, there must be recourse for 109 
ensuring mitigation of the damaged trees. This can be accomplished through 110 
issuing stop work orders, imposing fines or penalties, or requiring the posting of 111 
bonds.   112 
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 EXISTING CITY TREE PRESERVATION POLICY AND REGULATIONS: 113 
The City’s tree preservation and replacement policy is derived from various sources that 114 
include the City’s Comprehensive Plan. The “Natural Resources and the Environment” 115 
Chapter of the plan outlines the City’s commitment to the preservation and renewal of 116 
its natural resources and particularly its tree cover. The importance of the city’s urban 117 
forest, its contributions and need to manage it in a responsible manner are also 118 
specifically, detailed in Chapter 3 “Community Character and Appearance Design”, 119 
Chapter 6 “Natural Resources and the Environment”, and Chapter 7 “Parks, Open Space 120 
and Recreation’.  121 

 122 
Generally, a number of existing regulations protect the environment and may offer 123 
some tree protection.  These regulations include the Zoning Ordinance, Chapter 38, 124 
with development regulations for site plans, buffers, landscaping and the Chesapeake 125 
Bay Preservation and Floodplain Ordinances; Chapter 31, Subdivision, with some 126 
provisions for street trees; Chapter 9, Erosion and Sediment Control Ordinance; and 127 
Chapter 35, Trees, Shrubs, and Weeds Ordinance.   128 
 129 
Of these existing regulations, only Chapter 35 contains specific regulations with regard 130 
to tree preservation and replacement on single-family residential lots. The Tree 131 
Ordinance’s provisions with regard to single-family lots are on one hand, all-132 
encompassing, but on the other, very general.  The Ordinance allowed tree preservation 133 
on residential sites undergoing development (prior to the appeal) and then provides 134 
“factors to consider” when trees are to be preserved.  The Ordinance has no specific 135 
standards as to the amount of trees to be preserved and how bonding is to be 136 
implemented.  The Ordinance does speak to tree replacement, but allows only a 1 tree to 137 
1 tree ratio, which does not recognize that a large mature tree is not equivalent to a 138 
newly planted small  tree.  Given the existing Ordinance’s lack of clarity in some areas, 139 
staff felt that further information about how the Ordinance was actually working would 140 
be helpful.  141 

 142 
 The effectiveness of the existing tree preservation and protection measures for single 143 

family lots were analyzed by staff. Staff analyzed the average post and pre development 144 
tree protection utilizing twelve (12) grading plans approved prior to the April ruling.  145 
The amount of tree canopy created on these plans was compared to the requirements of 146 
the Virginia State Code, which allows localities to require a minimum 20% tree canopy 147 
coverage on single-family lots. Staff’s study concluded that on half of the grading plans, 148 
the minimum of 20% tree canopy coverage was not met. These grading plans illustrated 149 
trees that could not practically be preserved throughout the construction process due to 150 
their location and proximity to the limits of clearing and grading or location inside the 151 
building envelope. Tree replacements were not required in some instances. The average 152 
tree canopy coverage of grading plans was 10%, which does not meet the minimum 153 
state code requirements.  Overall, on sites where many trees were required to be 154 
removed due to construction, the City was providing for less than half of the state code 155 
requirement for tree canopy replacement. 156 
 157 
 158 
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ENABLING LEGISLATION: 159 
Section 15.2-961 of the Virginia State Code pertains to protecting trees "during the 160 
development process" and further allows site plan requirements to preserve "minimum 161 
tree canopies or covers." The statute sets out the minimums. A 20% minimum is 162 
permitted for residential property "zoned 10 units or less per acre." So at that density, 163 
the City could require 20% preservation of the trees, but not more.  Further Section 38-164 
42 of the Chesapeake Bay Preservation Act provides for the "preservation of 165 
existing vegetation where practical" and a provision that in any case where the 166 
requirements of the Chesapeake Bay Preservation Act conflict with any other provision 167 
of the Code of the City or existing state or federal regulations, whichever imposes the 168 
more stringent restrictions shall apply. The Chesapeake Bay Preservation Act presents 169 
another opportunity and tool to preserve existing vegetation, in particular trees, on 170 
residential lots. Arlington and Fairfax Counties and other localities have successfully 171 
utilized the Chesapeake Bay legislation to preserve trees. 172 

  173 
LEGISLATIVE ISSUES AND ALTERNATIVES 174 
Second Legal Opinion Issue 175 
Throughout the process the Committee discussed whether or not the City should receive 176 
a second legal opinion on options for clarifying the existing ordinance or developing a 177 
new one. The Ad Hoc Task Force discussed that within the community, there is 178 
considerable interest in receiving a second opinion (in addition to that offered by the 179 
City Attorney) on the best course of action for instituting a tree ordinance that can 180 
produce the desired effect and successfully withstand legal challenges.  The Committee 181 
explored several options in this area, including seeking a second legal opinion on 182 
clarifying the existing ordinance and developing a new one.  Although the Committee 183 
wished to emphasize that seeking a second opinion remains a viable option, they did not 184 
recommend taking this course of action at this time for the following reasons:   185 
 186 

1) There is a general consensus that the recommended policy changes (specifically, 187 
incorporating a new tree ordinance within the existing Chesapeake Bay 188 
Preservation Act) are preferable to the existing one in terms of specificity and 189 
comprehensiveness.   190 

2) The City Attorney assured the Committee that this course of action is better able 191 
to withstand legal challenges in comparison to amending the current ordinance.   192 

 193 
Incorporating a tree ordinance within provisions relating to the Chesapeake Bay 194 
Preservation Act (and leaving the current tree ordinance intact and unaltered) does not 195 
preclude re-visiting the existing ordinance at a later date, or crafting additional 196 
ordinances, should the course of action recommended by City staff and this committee 197 
proves unenforceable or ineffective.   198 
 199 
Legislative Alternatives  200 
The Committee also discussed two legislative alternatives at some length. 201 

o Modify the existing Tree Ordinance (Chapter 35) to recapture its provisions 202 
for residential tree preservation and replacement. 203 

o Create new tools for residential tree preservation and replacement. 204 



 6

Discussions of these alternatives are summarized here with emphasis on those areas of 205 
extended discussion. 206 
 207 

o Alternative 1 – Modify Chapter 35 208 
Early in the process, the Committee asked about any potential for simply “fixing” 209 
Chapter 35 to add clarifying language to the Tree Ordinance.  Staff research and 210 
consultation with the City Attorney has reflected that it is unlikely that changes may be 211 
made to this section without losing our “grandfathered” status.  Amending Chapter 35 212 
will risk losing the vested status under Section 15.2-961 of the Code of Virginia. 213 
Continued discussion with the City Attorney confirms this legal opinion. 214 
 215 
The City Attorney has advised staff that there is not a quick fix to Chapter 35 to add 216 
back coverage for R1A and R1B.  He advised that the City not attempt to change 217 
Chapter 35. There is the potential of filings of declaratory judgment that would 218 
potentially strike down the entire chapter, losing the remainder of Chapter 35. Changing 219 
the language in Article II, Tree Removal would lose the “severability” of the Article II 220 
and in court it could be declared void since it was amended.   221 
 222 
A tool to safely amend the Tree Ordinance would be to ask for a Charter change for 223 
Chapter 35 with the General Assembly.  The advantage would be to have the old Code 224 
back, but the risk would be that it would not get approved.  The timing is also a 225 
concern, while legislation would be submitted in fall 2004 and if passed, 226 
implementation, would not occur until July 1, 2005 at the earliest. 227 
 228 

o Alternative 2 – Create new tools 229 
The existing Tree Ordinance (as it was historically interpreted) allowed site and tree 230 
evaluation and potential protection to trees both on and off site and allowed the posting 231 
of bonds for compliance with plans.   However, the Ordinance did not provide for 232 
replacement trees consistently and was often viewed as inequitable due to the 233 
subjective requirements that were open to interpretation.  The Committee wanted to get 234 
back the full protection of the Ordinance, but also try to gain clarity by providing 235 
tangible and equitable standards.  236 
 237 
The State enabling legislation does allow measurable standards through the canopy 238 
coverage requirements.  This legislation also provides more structure and support for 239 
the protection of “off site” vegetation, such as trees located on adjacent lots, street and 240 
park trees.  Further the legislation allows the locality to tailor requirements like the 241 
development of a list of desirable trees that are to be used for both preserved and 242 
replacement trees.  For example, Norway maple trees would not count towards tree 243 
canopy coverage.  Further flexibility is allowed through “credits” for the preservation 244 
of existing trees that are not located on the developing lot and the potential for a “tree 245 
fund” for those trees that cannot be located properly on site.   246 
The Committee was concerned that the State code also has some negative aspects that 247 
they worked to minimize.  The State code may appear to be encourage the replacement 248 
of trees over the preservation of trees and the minimum canopy coverage of twenty (20) 249 
percent may appear to encourage only 20%.   The Committee considered that the Center 250 
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for Watershed Protection research generally indicates that at or around twenty-five to 251 
thirty (25 –30) percent impervious cover, the health of the watershed shifts to poor.  252 
American Forest recommended a minimum of fifty (50) percent tree canopy coverage in 253 
residential areas to offset commercial areas.  As discussed below, the idea of special 254 
legislation was discussed and remains a possibility to allow the City to require a higher 255 
minimum. 256 
 257 
However, the Committee ultimately agreed that the strengths of an enhanced 258 
Chesapeake Bay Preservation Ordinance as well as the State Code standards would 259 
provide sufficient protection for trees on residential sites.  The primary characteristics 260 
are summarized below as well as critical issues that the Committee spent additional 261 
time fine-tuning and perfecting.   262 
 263 
Enhance the Existing Chesapeake Bay Ordinance - Key Elements: 264 
-Allows For Tree Preservation 265 
-Environmental basis 266 
-Used successfully in Arlington and Fairfax Counties 267 
-Adds definitions such as tree canopy coverage and drip line. 268 
-Adds a landscape conservation plan requirement that includes similar requirements 269 
as our current preliminary tree survey. In addition, the location of critical root zones 270 
(CRZ) of all on site and off site trees is required. This helps to aid in better 271 
identification of the creation of “hazard trees”. 272 
-Adds verification requirements for the inspection of tree preservation measure prior 273 
to issuing permits. 274 
-Adds provisions for existing vegetation that has been encroached upon. 275 
-Establishes a mitigation plan for non-compliance 276 
-Appeals - Committee felt strongly that appeals must be made to a group and not 277 
vested in one person.  The Committee’s intent is reflected in the revised language 278 
that appeals will go to the Planning Commission, with advice from other Boards such 279 
as the Tree Commission, and not the City Manager. 280 
- Other revisions - Please note that other minor revisions recommended by staff in this 281 
draft were initiated by the Chesapeake Bay Interdisciplinary Review Team (CBIRT) 282 
and are designed to provide clearer guidance for applicants in following the terms of the 283 
ordinance relative to submission requirements and a few other matters.   The CBIRT 284 
definition was changed and the group’s duties were defined. One other revision was 285 
recommended by the Chesapeake Bay Local Assistance Department relative to the 286 
application of best management practices for multiple parcel stormwater management 287 
within Resource Protection Areas. This change was made to make the ordinance 288 
consistent with the state ordinance and will generally not apply to the City, because it is 289 
already so developed, and as such, best management practices will be permitted to 290 
locate within the Resource Protection Area.  Overall, clarifying language was added at 291 
to describe that the performance criteria applies to all RPA projects; regarding the 292 
applicability in R1-A and R1-B projects in the RPA; and clarify the requirements of the 293 
WQIA.  Finally, technical corrections such as capitalization and adding punctuations 294 
were made.  Note that the revised CBPO language begins at Line 1148 (p. 28) and is 295 
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shown with new or revised language underlined  and language to be deleted shown as 296 
strikeout. 297 
 298 
New Residential Landscaping Standards - Key Elements: 299 
-Allows for Tree Replacement 300 
-Uses State Code standards and adds tree canopy coverage requirements on 301 
residential lots zoned R1-A and or R1-B. 302 
-Provides Uniformity 303 
-Committee requested strong emphasis on tree preservation vs. tree replacement and 304 
the standards are weighted to encourage preservation of mature trees over planting of 305 
new ones. This intent is reflected throughout the proposed Code language.  Note that 306 
existing mature trees are weighted to encourage their preservation over the planting of 307 
new small trees. 308 
-Provides clear tree replacement standards, with additional credit given for the 309 
species diversity, plantings within a rain garden, and energy conservation credits. 310 
-The Committee requested strong language regarding the uses of the tree canopy 311 
coverage fund.  Note the proposed language reflects that modifications to the tree 312 
canopy coverage requirement in this section may be permitted where its strict 313 
application cannot be met based on the lot’s unique physical constraints, and will not 314 
allow for the planting of the replacement vegetation, in the professional opinion of the 315 
City Arborist. Only in these cases, the City Arborist may allow a cash contribution to 316 
the tree canopy coverage fund or off-site mitigation fund whereby a portion of a lot’s 317 
tree canopy coverage requirements may be met from off-site mitigation planting or 318 
replanting at locations as directed by the City Arborist. It is also important to note that 319 
requests for tree plantings on private property shall be prioritized based on the lot’s 320 
location in the sub watershed, existing tree canopy coverage and other site conditions 321 
that would improve the urban tree canopy. The commitment of the homeowner to 322 
provide long term care for the planting shall be required. 323 
-Committee felt that the future monitoring of the tree canopy and annual reporting 324 
was needed.  Staff proposes that the monitoring be done by the City Arborist and an 325 
annual report provided to the City Council, Tree Commission, Planning Commission, 326 
and Environmental Services Council.  The committee discussed legislating this annual 327 
monitoring and reporting and their concern about ensuring that the monitoring happens. 328 
The City Attorney reported that legislating (codifying) policy (i.e. tree coverage) is not 329 
typically the case with most other ordinances, and is usually handled under a resolution.  330 
The City Arborist suggested that this tree canopy monitoring and reporting be initially 331 
scheduled in six (6) months, thereafter annually.  332 
-Bonds – The majority of the Committee felt that bonds for replacement trees must be 333 
used.  Although there was dissent on this point, the majority opinion was in support 334 
of a one-year bond to guarantee at least the first year (highest risk) of the ten-year 335 
maturity period - 20 percent tree canopy requirement.  336 
Note that one member of the Ad Hoc Committee felt it was more appropriate that the 337 
bonding to ensure replacement trees survive should be issued for the full ten year 338 
maturity period, rather than simply the first year when trees are the most vulnerable.  339 
This member wrote, “A 10 year bond is more consistent with the policy recommended 340 
by the group.  When the property owner or developer replaces trees to accommodate 341 
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development/redevelopment, there is the clear expectation that 20 percent canopy 342 
coverage will be achieved not immediately, but in 10 years.  Therefore, the City should 343 
have assurances (through the issuance of a 10 year bond) that this expectation will be 344 
achieved, should the replacement trees fail during this 10-year timeframe”.  Please also 345 
see an additional Committee member opinion attached regarding bonds. (Attachment 5).  346 
Note that the new residential landscaping standards language begins at Line 728.  347 
 348 
State Code Change Issue 349 
The Committee also discussed asking for special legislation for the City in the State 350 
Code to potentially allow the City to require more than 20% tree canopy coverage or 351 
potentially allow the City to request a lower grading plan/erosion and sediment control 352 
review threshold than the 2,500 square foot standard.  This lowered threshold would 353 
allow tree preservation and replacement review also on smaller development sites. 354 
 355 
Other New Landscaping Standards Commercial-Key Elements: 356 
Staff has been working to place more realistic and better provisions for landscaping in 357 
the Zoning Ordinance for over one year.  The City Council had received an extensive 358 
presentation in worksession in 2003 and then an update earlier this month.  City Council 359 
and the Planning Commission have been supportive of new landscaping provisions.  360 
 361 
The new residential landscaping standards are part of the overall revised landscaping 362 
standards already created by staff, but not yet adopted:  new Section 38-30 A-G.      All 363 
of the new landscape provisions must be reviewed and approved together to work 364 
properly. The residential standards are in Section E and are discussed above and below. 365 
Please find the key elements of pertaining to commercial and multi-family zoned sites 366 
described below: 367 
 368 
The goals of new landscape provisions, including the residential landscape standards as 369 
discussed above, are as follows: 370 

o To create a separate chapter of the City Code for landscaping purposes and to 371 
reorganize and combine requirements in one location.  372 

• To create a smoother review process that is easier to follow with more standards 373 
and expectations of plan submission and content of required plans. 374 

• To consolidate adopted Fairfax County Guidelines on Parking Lots into Falls 375 
Church Zoning Code to eliminate unnecessary and outdated document.  376 

• To modify the parking lot landscaping requirements to be more reflective of 377 
conditions in the City to reduce the number of waivers. 378 

• To add content that is lacking in present ordinance that will have positive effects 379 
on management of natural resources and improve quality of landscape plans. 380 

 381 
To meet these goals, the following major changes have been completed: 382 
 383 
-Overall Organization Landscaping requirements are located in a chapter of their own. 384 
The section divided into logical subject areas with similar components: objectives, plan 385 
submission requirements, tree preservation, screening parking lots, interior parking lot 386 
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requirements, site elements screening, screening between sites of different uses, design 387 
criteria and maintenance standards 388 
-Buffers -The Zoning Ordinance is not currently consistent about the need for buffers 389 
or what sort of landscape materials is needed in the buffers.  Staff is proposing detailed 390 
site screening requirements as now reflected only in the MUR Ordinance. These 391 
detailed standards will allow more consistent screening between different uses, provide 392 
aesthetically pleasing landscaping and for the environmental benefit of providing trees. 393 
Sitescreening requirements vary depending on the intensity of both the district in which 394 
a use is proposed and its neighboring district.  395 
-Standards – The new landscaping section adds general guidelines that would 396 
encourage landscape design that will increase the longevity of plant material in harsh 397 
parking lot conditions. These new standards also reflect changes in the arboricultural 398 
field to include species diversity and native plant species.  Finally, the standards include 399 
minimum design characteristics, maintenance requirements and design principles for the 400 
construction of planting islands, planting medium, under grounding utilities, bio 401 
retention areas, parking lot facilities and berms.  402 
 403 
Note that the new landscaping standards language begins at Line 554 and is shown with 404 
new language underlined and the old landscaping language to be deleted shown as 405 
strikeout beginning at Line 1006. Finally, please note that technical corrections have 406 
been made throughout the Zoning Ordinance to correctly reference the new landscaping 407 
section and these corrections begin a Line 490.   408 
 409 
TIMING:  410 
Routine.  After First Reading by City Council on August 9, 2004 and the item will be 411 
referred to applicable Boards and Commissions, receive a Planning Commission 412 
recommendation September 7, 2004. Second reading by City Council is scheduled for 413 
September 13, 2004.   414 
 415 
PUBLIC COMMENTS: 416 
Through the Ad Hoc Committee process, several groups or individuals offered 417 
comments that are shown as Attachments 6A-D. 418 
 419 
RECOMMENDATIONS: 420 

Ad Hoc Committee Recommendations: 421 
The Ad Hoc Committee strongly recommends that, in the future, when it becomes clear 422 
that City Codes are problematic, that the City staff be proactive and bring issues to City 423 
Council’s attention and when instructed, develop alternative legislation for the City 424 
Council to consider for adoption.  In addition, it is strongly recommended that the City 425 
not make changes that affect existing ordinances through the appeals process.  This 426 
would avoid lapses in regulation and inequitable applications of regulations, as well as, 427 
in this case, a potential loss of valued community assets--trees. Further, if the new 428 
legislation is adopted, that the results of the legislation and the tree canopy goals in 429 
particular, be monitored and reported annually by the City Arborist to City Council, the  430 
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Tree Commission, Planning Commission, Environmental Services Council, other 431 
interested parties and the public.  432 
The Ad Hoc Committee, after deliberation, has found that there are viable alternatives 433 
that meet the Committee’s goal which was to present to City Council a set of 434 
recommendations providing balanced, progressive and appropriate proposed legislation 435 
that best preserves, protects and insures replacement of the City’s tree canopy and 436 
ensures the continued health of the urban forest. 437 

 438 
Overall, this goal is met by the proposed Alternative 2, the two-tiered approach of 439 
enhancing the Chesapeake Bay Preservation Ordinance and creating new residential 440 
Landscape Ordinance standards. Many other communities, including Arlington County 441 
and Fairfax County, have successfully utilized this state mandated Ordinance for tree 442 
preservation.  State Code provisions that provide for statewide tree canopy requirements 443 
are also included and will serve as a good starting point for the City’s urban forestry 444 
goals.  It is interesting to note that some of the prior development under the historic 445 
interpretation of Chapter 35 did not always meet this minimum standard.  The 446 
expansion of the City’s Landscape Ordinance provides guidance for tree replacement.  447 
One great advantage of this new Code is that tree replacement is fair, easily 448 
understandable and written in Code for all to see and understand.   449 
 450 
However, the Ad Hoc Committee recommends that requesting a special legislative 451 
exception for the City in the State Code, be considered for action as well.  The City can 452 
request a modification to State Code allowing the City to enforce higher foliage 453 
coverage than 20% and also request a lower grading plan/erosion and sediment control 454 
review threshold than the 2,500 square foot standard.  These requests would be limited 455 
to the City of Falls Church only and not statewide.  Under the current restrictions the 456 
City cannot fully preserve trees at the level necessary to meet the needs of the 457 
community.  Tree foliage surveys of the City have seen the percentage steadily drop of 458 
the last two decades.  An exception to the foliage coverage percentage and grading 459 
plan/erosion and sediment control review threshold is necessary to significantly reverse 460 
that trend.  In summary, the Ad Hoc Committee recommends City Council 461 
consideration of these proposed Ordinance amendments noting that final technical edits 462 
are continuing to be made by City staff as well as the creation of accompanying policy 463 
documents.   Staff also recommends the adoption of the amendments to the Chesapeake 464 
Bay Preservation Ordinance and the new residential landscaping standards.  Further 465 
staff recommends the adoption of the related technical amendments to the Chesapeake 466 
Bay Preservation Ordinance and the new commercial landscaping standards. 467 

 468 
 469 
ATTACHMENTS: 470 
 1.  Ad Hoc Committee List 471 

2. Memorandum – City Manager Ruling and Background Minority 472 
Report 473 

3. Meeting Summaries 474 
4. American Forests - “Rapid Ecosystems Analysis” Information  475 
5. Minority Report 476 
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6. A-D Comments  477 
 478 

(T04-20) 479 
 480 

AN ORDINANCE TO AMEND CHAPTER 38, ZONING, OF 481 
THE CODE OF THE CITY OF FALLS CHURCH, VIRGINIA, 482 
BY MAKING CORRECTIONS TO SECTIONS 38-16, 38-17, 38-483 
18, 38-23, 38-24, 38-25 38-26 AND 38-28, ADDING SECTION 484 
38-30, “LANDSCAPING”, REPEALING THE LANDSCAPING 485 
PORTION OF SECTION 38-31 (11), “OFF -STREET PARKING 486 
REQUIREMENTS” AND AMENDING AND REENACTING 487 
SECTION 38-42, "CBPO, CHESAPEAKE BAY 488 
PRESERVATION AREA OVERLAY DISTRICT" 489 

 490 
Section 38-16, R-1A, Low Density Residential District 491 
(e)  492 

(1)-(6)… 493 
(7) Additional Requirements.  For additional requirements as to         494 
height, lot, yard, and related regulations see Sections 31-28, 38-30     495 
and 38-42 496 

 497 
 498 

Section 38-17, R-1B, Medium Density Residential District 499 
(e)  500 

(1)-(6)… 501 
(7) Additional Requirements.  For additional requirements as to height, 502 
lot, yard, and related regulations see Sections 31-28, 38-30 and 38-42. 503 

 504 
 505 

Section 38-18, R-C, Cluster Residence District 506 
(a) – (d) 507 
(e) Conditions applying to permitted uses 508 

(1)- (10)… 509 
(11) A landscaped strip of at least ten (10) feet in width shall be 510 
provided along the site and rear boundaries of the development in 511 
accordance with the requirements of 38-30, Landscaping.  …. 512 
(12) Parking lots shall be screened from public streets and adjacent 513 
property in accordance with Section 38-310. 514 

 515 
 516 

Section 38-23, B-1, Limited Business District 517 
(a) - (b)….. 518 
(c) Conditions applying to permitted uses.  Along any side or rear lot line 519 
adjoining an “R” District there shall be provided a twenty foot buffer in 520 
accordance with the provisions of 38-30, Landscaping. 521 

 522 
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 523 
Section 38-24, B-2, Central Business District 524 
(a) - (c)….. 525 
(d) Conditions applying to permitted uses.  Any building or above grade 526 
accessory parking structure on any lot abutting a “R” District shall be setback 527 
for the lot lines which adjoin the “R” District by a twenty foot buffer in 528 
accordance with the provisions of 38-30, Landscaping. 529 

 530 
 531 

Section 38-25, B-3, General Business District 532 
(a) - (b)….. 533 
(c) Conditions applying to permitted uses.  Along any side or rear lot line 534 
adjoining an “R” District there shall be provided a twenty-foot buffer in 535 
accordance with the provisions of 38-30, Landscaping. 536 

 537 
 538 

Section 38-26, M-1, Light Industry District 539 
(c)  540 

(2) Conditions applying to permitted uses.   541 
a…. 542 
b.Along any side or rear lot line adjoining a “R”  District there 543 
shall be provided a buffer as described subsection (b) (9) of 544 
Section 38-28 in accordance with the provisions of 38-30, 545 
Landscaping. 546 
 547 

Section 38-28, Height, lot and yard requirements 548 
(a) … 549 

(9) Required minimum rear yard depth not contiguous to a public 550 
thoroughfare to include a ten-foot wide landscaping strip in 551 
accordance with the provisions of 38-30, Landscaping.  552 
 553 

 554 
Section 38-30 Landscaping  555 

 556 
(a) Intent and Objectives. The intent of this section is to preserve existing, healthy plant 557 
communities, and create new landscaping areas in areas that are being developed or 558 
redeveloped in commercial and residential areas. Natural vegetation and landscape 559 
plantings are an important community asset as they provide environmental benefits, 560 
enhance community character, and add to property values. The objectives set forth in 561 
this section include the following:  562 

 563 
(1) Improve traffic flow in parking lots through the use of planted islands 564 
and medians that separate moving traffic from parked cars; 565 
(2) Enhance the appearance and preserve the character of the surrounding  566 
properties and public rights-of-way; 567 
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(3) Conserve energy and moderate solar radiation through the use shade tree 568 
plantings in parking lots and streets;  569 
(4)  Visually integrate developments into the existing landscape and 570 
minimize potential conflicts between abutting developments, and ensure that 571 
a natural vegetative area of appropriate size and density is located between 572 
zoning districts:  573 
(5) Provide screens around obtrusive site elements within a development 574 
through the use of plantings and architectural features; 575 
(6)  Improve the environment for pedestrians along streets and within 576 
parking lots and other pedestrian areas; 577 
(7)  Reduce soil erosion and protect surface water quality by minimizing 578 
removal of existing vegetation;  579 
(8) Reduce stormwater runoff and improve water quality by providing 580 
vegetative areas where stormwater can infiltrate; and 581 
(9) Preserve and enhance the longevity of vegetation and improve the 582 
quality of vegetation selection through the implementation of landscape 583 
standards and specifications. 584 

 585 
(b)  Perimeter Parking Lot Landscaping. The perimeter around off-street parking  lots, 586 
newly constructed and/or existing, shall be landscaped in accordance with this section 587 
whenever a site plan is required for the property upon which it is located. The area shall 588 
be landscaped with a combination of trees, shrubs, fences, and walls and/or berms of 589 
sufficient height and density.  The purpose of the landscaping is to screen the parking or 590 
other vehicular use area from public streets and/or abutting properties; to provide street 591 
and/or shade trees; and to provide an attractive appearance in keeping with the city's 592 
character.   593 

 594 
(1)  Perimeter parking lot landscaping adjacent to public streets.  595 
 596 
a. Perimeter parking lot landscaping shall be provided between an off-street 597 
parking area or other vehicular use area and any adjacent public street.  If 598 
the area is  screened by an intervening structure such as a building, 599 
screening is not required.    600 
b. A solid landscaped planting strip that is at least three and one-half (3 ½) 601 
feet in height and  ten (10) feet in width shall be provided. This strip shall 602 
contain a  minimum of twenty-five (25) small shrubs and four (4) canopy 603 
trees per one hundred (100) linear feet. See Table 4 in Section 38-30 (g), 604 
Bonding, Installation, Specifications and Maintenance of Vegetation, for 605 
minimum plant material  requirements. 606 
c.  In cases where substantial grading results in a parking lot lower in 607 
elevation than the adjacent right-of-way, the resulting embankment should 608 
be planted with the required vegetation. 609 

 610 
 611 

( 2)  Perimeter parking lot landscaping adjacent to abutting  properties.  612 
a.  Non-residential zoned properties. 613 
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 614 
1. A solid landscaped planting strip that is at least three and one-615 
half (3 ½) feet in height and at least ten (10) feet in width shall be 616 
provided. This strip shall contain a  minimum of twenty-five (25) small 617 
shrubs and four (4) canopy trees per one hundred linear (100) feet. See 618 
Table  4 in section 38-30 (g) Bonding, Installation, Specifications and 619 
Maintenance of Vegetation, for minimum vegetation size requirements. 620 

 621 
2.Where the required landscaped strip abuts an existing hedge, wall or 622 
other durable barrier on the abutting property, the existing barrier may 623 
partially satisfy the landscape requirements of this subsection, provided 624 
that the existing hedge, wall or other durable barrier meets the screening 625 
height, is attractive appearance and the required trees have adequate 626 
space to grow.    627 

 628 
b. Residential zoned properties. A solid landscaped planting  strip at least 629 
that is at least five (5) feet in height and at least ten (10) feet in width shall 630 
be provided. This strip shall contain a minimum of twenty-five (25) large 631 
shrubs and four (4) canopy trees per one hundred linear (100) feet. See 632 
Table  4 in section 38-30 (g) Plant Material Installation, Specifications and 633 
Maintenance, for minimum plant material  requirements. 634 
 635 

 (c) Interior Parking Lot Landscaping. Shall apply to all parking lots that contain twenty 636 
(20) or more spaces and whenever a site plan is required for the property upon which it 637 
is located. Interior parking lot areas shall be located and landscaped in such a manner as 638 
to divide and break up the expanse of pavement and to provide for safe movement of 639 
vehicles and pedestrians. Furthermore, parking lots shall be adequately constructed to 640 
support shade trees, which reduce the negative environmental impacts of impervious 641 
surface area and improve the aesthetics of parking lots. 642 

 643 
Parking lot areas shall contain a minimum of five (5)  percent interior landscaping in 644 
addition to any required perimeter landscaping. Trees located in a required perimeter 645 
landscape planting strip shall not be credited toward the interior parking lot landscaping 646 
requirements. The five (5) percent interior parking lot landscaping requirement 647 
calculations shall be clearly labeled and vegetation included in the calculations shown 648 
on the landscape plan. 649 

 650 
(1) One planting island of a minimum area of 162 square feet shall be 651 
provided for every 3,240 square feet of parking lot area. Each planting 652 
island shall contain a minimum of one (1) shade tree per 162 square feet, 653 
shrubs and/or groundcover throughout the entire area of the planting island.  654 
(2) Required trees shall be located in islands or medians, between rows of 655 
parking spaces, and/or at the end of parking bays.  Every parking space shall 656 
be located no more than ninety (90) feet from an interior parking lot tree.   657 
(3)Planting islands shall be a minimum inside dimension of nine feet by 658 
eighteen feet (9' x 18') in area, underlain by soil (not base course material) 659 
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prepared to a minimum depth of twenty–four (24) inches. Alternatively, 660 
structural soil or irrigation may be used to aid in the sustainability of the 661 
plant material.  662 

 663 
(d) Required Buffer Strips Between  Zoning Districts. Buffers between different 664 
adjacent zoning districts shall apply to all sites whenever a site plan is required for the 665 
property upon which it is located. These requirements do not apply to perimeter 666 
boundaries that are of the same zoning district. The purpose of the buffer is to visually 667 
integrate developments into the existing landscape, buffer lower density districts, buffer 668 
and screen commercial uses and ensure that a vegetative area of appropriate size and 669 
density is located between zoning districts.  670 

(1) Buffers shall be continuous pervious planting areas with adequate space 671 
to support vegetation both above and below ground. No parking, drive 672 
aisles, and utilities shall be permitted in the buffer.  673 
(2) The five (5) buffer types are described below and are summarized in 674 
Table 1.  The matrix to determine the appropriate category to use, depending 675 
on the property’s zoning district and the surrounding property’s zoning 676 
district, follows in Table 2. A property may abut more than one zoning 677 
district; in that case, a different requirement would apply to each side of the 678 
property. 679 
Buffer A -- A ten (10) foot wide landscape planting strip with a minimum of 680 
twenty-five (25) small shrubs and four (4) canopy trees per one hundred 681 
(100) linear feet.  682 
Buffer B -- A ten (10) foot wide landscape planting strip with a minimum of 683 
twenty-five (25) small shrubs and four (4) canopy trees per one hundred 684 
(100) linear feet. In addition to this vegetation, a screening element at least 685 
six (6) feet in height must be created to consist of either a masonry wall, a 686 
combined three (3) foot high earthen berm with the required landscaping 687 
located atop the berm, or a solid wood fence.   688 
Buffer C -- A seven (7) foot wide landscape planting strip with a minimum 689 
of twelve (12) evergreen trees per one hundred (100) linear feet.  In addition 690 
to this vegetation, a screening element at least six (6) foot in height must be 691 
created to consisted of either a masonry wall or a solid wood fence. 692 
Buffer D -- A twenty (20) foot wide landscape  planting strip with a 693 
minimum of twenty five (25) small shrubs, twenty five (25) large shrubs, 694 
twelve (12) evergreen trees and four (4) canopy trees per one hundred (100) 695 
linear feet.  696 
Buffer E-- A fifteen (15) foot wide landscape planting  strip with a 697 
minimum of twenty five (25) large shrubs and four (4) canopy trees per one 698 
hundred (100) linear feet. In addition to this vegetation, a screening element 699 
at least six (6) feet in height must be created to consist of either a masonry 700 
wall, a combined three (3) foot high earthen berm with the required 701 
landscaping located atop the berm, or a solid wood fence.   702 

 703 
Table 1:  Buffer Type and Vegetation Planting Density. 704 

 705 
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Buffer 
Type 

Minimum 
Width 

*Shade 
Tree  

Evergreen 
Tree 

Small 
Shrub 

Large 
Shrub  

Screening 
Element 

A 10’ 4/100’  25/100’  No 
B 10’ 4/100’  25/100’  Yes 
C 7’  12 /100’   Yes 
D 20’ 4/100’ 12/100’ 25/100’ 25/100’ No 
E 15’ 4/100’   25/100’ Yes 

 706 
* In the case of overhead utility lines, six (6) understory trees per one 707 
hundred (100) feet       shall be substituted for shade trees. 708 

 709 
(3)  Buffers A, B, C, D, and E are minimum standards for the size and density 710 
of the vegetation in the buffer areas. The developer may substitute a more 711 
intense buffer type, for example, requirement B being higher than A. In 712 
certain situations, as shown in the Table 2, choices for buffer types are given. 713 
(4) Existing topographic conditions, such as embankments or berms, may be 714 
substituted for part or all of the required buffer area at the discretion of the 715 
City Arborist. The minimum visual effect shall be equal to or exceed that of 716 
the required buffer. The height of the berm shall be measured from the grade 717 
of the adjacent property.     718 
(5) Existing trees and other vegetation may be used for buffers if they are 719 
healthy and are approved as part of the landscaping plan by the City Arborist. 720 
The minimum quantities and /or visual effect of the existing vegetation shall 721 
be equal to or exceed that of the required landscape planting strip. 722 

 723 
Table 2:  Required Buffer Category by Proposed and Adjacent Zoning Districts* 724 

 725 
 

Zoning 
District 

(proposed 
development) 

 
Zoning District 

(adjacent property)  

 
 

 
R-
1A 

 
R-
1B 

 
R-C 

 
R-
TH 

 
R-
M 

 
O-D 

 
R-C  

 
A 

 
A 

 
N/A 

 
A 

 
A 

 
A 

 
R-TH 

 
A 

 
A 

 
A 

 N/A 
 

A 
 

A 
 
R-M  

B or 
C 

 
B or 

C 

 
B or 

C 

 
B 
or 
C 

 
N/
A 

 
B or C 

    O-D   
N/A N/A N/A N/A N/A N/A 

     E  
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T-1 E E E E A 
 
T-2 

 
E 

 
E 

 
E 

 
E 

 
E 

 
A 

 
B-1   

D or 
E 

 
D or 

E 

 
B or 

C 

 
B 
or 
C 

 
A 

 
N/A 

 
B-2   

D or 
E 

D or 
E 

 
B or 

C 

 
B 
or 
C 

 
A 

 
N/A 

 
B-3   

D or 
E 

 
D or 

E 

 
B or 

C 

 
B 
or 
C 

 
B 
or 
C 

 
N/A 

 
M-1  

D or 
E 

 
D or 

E 

 
D or 

E 

 
D 
or 
E 

 
D 
or 
E 

 
D or E 

*  More than one requirement may apply to a proposed development if it is adjacent to 726 
more than one zoning district. 727 
 728 
(e) Tree Canopy Coverage Required on Residential Lots Zoned R1-A, Low Density 729 
Residential and R1-B, Medium Density Residential. 730 

 731 
(1) It is the intent of this section to regulate existing and replacement trees 732 
and/or shrubs to provide tree canopy coverage on developing and/or 733 
redeveloping residential lots zoned R1-A, Low Density Residential and R1-B, 734 
Medium Density Residential. 735 
(2) Trees designated by the City as Historic, Specimen, Street, Park, Memorial 736 
and other public trees shall be regulated pursuant to Chapter 35 “Trees, Shrubs 737 
and Weeds”.  738 
(3)  All developments, redevelopments, and/or land disturbing activities that are 739 
located in R1-A and  R1-B zones that will disturb greater than or equal to 740 
twenty-five hundred (2,500) square feet of land shall provide for the 741 
preservation and/or planting of trees on the lot to the extent that, at a maturity of 742 
ten (10) years, the minimum lot coverage of the tree canopy shall be twenty (20) 743 
percent.  744 
(4) Calculation of the tree canopy coverage shall be the sum total of the 745 
preserved vegetation and replacement vegetation. 746 

a.  Preserved tree canopy coverage shall include the drip line beneath trees 747 
that measure no less than two (2) inches in diameter at breast height 748 
(DBH) six (6) inches above ground level and shrubs that measure no less 749 
than five (5) feet in height. 750 
b.  Replacement tree canopy coverage shall be as determined by the 751 
Virginia Nursery and Landscape Association. Vegetation that is not 752 
included in this list shall be substituted for vegetation of similar growth 753 
rate, type and form. 754 
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 755 
(5) Existing vegetation that shall be credited towards the required tree canopy 756 
coverage includes: 757 

a.  Existing or relocated trees and/or shrubs that have been preserved in 758 
accordance with a Landscape Conservation Plan pursuant to Section 38-759 
42, Chesapeake Bay Preservation Area Overlay District.  760 
b.  Canopy coverage from preserved trees and/or shrubs shall be credited 761 
an additional twenty-five (25) percent. This is to encourage the 762 
preservation of existing vegetation and to recognize the additional 763 
environmental benefits that mature trees provide.     764 
c.  A tree canopy that extends over more than one lot will receive credit 765 
for only that portion of canopy covering the lot from which the tree or 766 
shrub is growing.  767 
d.  Only the portion of a tree canopy extending over the lot from an 768 
adjacent property will be credited. 769 

 770 
(6) Existing vegetation that shall not be credited towards the required tree 771 
canopy coverage include: 772 

a. Trees that are dead, or that are in poor and/or “hazardous” condition 773 
with a life expectancy less than ten (10) years, as determined by the City 774 
Arborist.  775 
b. Undesirable and/or invasive vegetation, as determined by the Virginia 776 
Department of Conservation and Recreation (DCR) and the Virginia 777 
Native Plant Society (VNPS).  778 
c. Other vegetation may not be permitted, as determined by the City 779 
Arborist. 780 

 781 
(7) Replacement vegetation is required on lots that do not meet the minimum 782 
tree canopy coverage requirements either through the preservation of existing 783 
vegetation or the absence of tree canopy coverage present at the time of 784 
development or redevelopment.  785 

a. Replacement trees and/or shrubs shall be chosen from the 786 
“Recommended List of Trees and Shrubs to Plant in the City of Falls 787 
Church”. 788 
b.  Substitutions of other types of replacement vegetation may be 789 
considered by the City Arborist provided that it does not negatively 790 
impact native plant communities, cause damage to nearby structures and 791 
infrastructure, or possess inherent physiological traits that cause such 792 
trees to structurally fail.  793 
c. Size, planting and installation specifications of the required 794 
replacement vegetation shall be pursuant to this section. 795 

 796 
(8)  In addition to the quantity of the replacement vegetation, its quality shall be 797 
encouraged through providing tree canopy coverage credit(s). Credit shall be 798 
given for the following types of vegetation that are selected and planted on the 799 
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lot so that it improves the overall health and condition of the urban tree canopy 800 
and provides for additional environmental benefits.      801 

a. Replacement trees and/or shrubs shall be chosen from the 802 
“Recommended List of Trees and Shrubs to Plant in the City of Falls 803 
Church”. Replacement vegetation that receives tree canopy coverage credit 804 
shall be clearly labeled on the Landscape Conservation Plan as required by 805 
section 38-42, Chesapeake Bay Preservation Area Overlay District. Except 806 
for the species diversity credit, only one type of credit shall apply per tree. 807 
b.  A best management practice (BMP) credit of twenty-five (25) percent 808 
shall be given for those trees that are used in rain gardens, bio retention 809 
areas or other vegetative best management practices. 810 
c.  An energy conservation credit of twenty-five (25) percent shall be given 811 
for those types of trees that are an approved species for energy conservation. 812 
Trees shall be located twenty (20) to thirty-five (35) feet from the edge of a 813 
building and shade its western, southwestern or northern exposure from 2:30 814 
p.m. to 7:30 p.m. from May through September. 815 
d.  A species diversity credit of an additional ten (10) percent shall be given 816 
to the total replacement tree canopy coverage for Landscape Conservation 817 
Plans that  have a variety of replacement vegetation types. These plans shall 818 
adhere to the species diversity principal that one tree type does not compose 819 
more than twenty (20) percent of the total amount of required replacement 820 
vegetation.     821 
e.  A utility line compatible credit of the same amount as a listed shade tree 822 
shall be given to trees that are an approved species that do not conflict with 823 
overhead utility lines. This credit applies when site constraints do not allow 824 
for the planting of shade trees elsewhere on the lot. 825 
 826 

 (9) Installation and bonding requirements of replacement vegetation shall be 827 
regulated pursuant to section 38-29(j) (2), Site Plans. 828 
(10) Where areas to be preserved (as designated on an approved Landscape 829 
Conservation Plan) are encroached upon, the City Arborist may require the 830 
replacement of any vegetation damaged or destroyed. The size, species and 831 
quantity of these replacements shall be determined by the City Arborist based on 832 
the value of the vegetation removed as calculated by the latest formula published 833 
by the International Society of Arboriculture.  834 
(11) Modifications to the tree canopy coverage requirement in this section maybe 835 
permitted where its strict application can not be met based on the lot’s unique 836 
physical constraints, and will not allow for the planting of the replacement 837 
vegetation, in the professional opinion of the City Arborist. Only in these cases, 838 
the City Arborist may allow a cash contribution to the tree canopy coverage fund 839 
or off-site mitigation fund whereby a portion of a lot’s tree canopy coverage 840 
requirements may be met from off-site mitigation planting or replanting at 841 
locations at the direction of the City Arborist.  842 
(12) The tree canopy coverage fund or off-site mitigation fund shall be established 843 
for the deposit of cash contributions and mitigation fees, when necessary, and 844 
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administered by the City Arborist. This fund shall be utilized to plant trees on 845 
public and/or private properties within the City of Falls Church boundaries.    846 

a. Cash contribution shall be based upon the replacement cost of the 847 
vegetation. The replacement cost shall be the sum total of all costs to 848 
purchase, transport, plant and guarantee the tree(s) for one (1) year from the 849 
date of planting.   850 
b.   Requests for tree plantings on private property shall be prioritized based 851 
on the lot’s location in the sub watershed, existing tree canopy coverage and 852 
other site conditions that would improve the urban tree canopy. The 853 
commitment of the homeowner to provide long term care for the planting 854 
shall be required. 855 
c.  Tree plantings shall be contracted out yearly and documentation provided 856 
to the Tree Commission and/or other interested parties as to the fund’s 857 
administration, and the locations and types of trees planted.  858 
 859 

(f)  Design Criteria.  860 
 861 

(1) Landscape plans shall be prepared by a landscape architect, landscape 862 
designer, certified arborist or Virginia Certified Nurseryman (VCN) that 863 
satisfies the requirements of section 38-31(11), and other applicable provisions 864 
of Chapter 38.  865 
 866 

a.   Vegetation shall be chosen from the “Recommended List of Trees and 867 
Shrubs to Plant in the City of Falls Church”. The applicant may propose the 868 
use of vegetation or designs that fulfill the intent of this section, with the 869 
approval of the City Arborist. 870 
b.   Required vegetation in screening landscape planting strips, landscaping 871 
in interior parking lot areas and buffers shall be distributed over their entire 872 
lengths and widths. 873 
 c.  Vegetation maybe arranged symmetrically (formal) or asymmetrically 874 
(informal) and  shall be grouped to form plant clusters. Informal groupings 875 
that reflect the natural character of the region are encouraged. 876 
 877 

(2) To increase the diversity of the age and species in the urban forest, 878 
consideration shall be given to save mature trees and plant trees on sites where 879 
the tree population is over maturing. Also, to allow for a variety of interest in 880 
form, color and height to reduce the opportunity for pest and disease population, 881 
the following chart shall be used to select the appropriate number of plant 882 
material species: 883 

 884 
Table 3:  Plant Diversity Chart 885 

 886 
NUMBER OF 

PLANT 
MATERIALS 

MINIMUM 
NUMBER 

OF 
SPECIES 

MAXIMUM % 
OF ANY ONE 

SPECIES 

0-5 1 100 
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6-15 2 50 
16-30 3 40 
31-50 4 30 
50 + 6 20 

  887 
(3) The location, dimension and spacing of required plantings shall be adequate 888 
for their proper growth and maintenance, taking into consideration the sizes of 889 
such plantings at maturity and the present and future environmental 890 
requirements, such as wind, soil, moisture and sunlight. 891 

 892 
(4) Where the required plantings abut City parkland or other ecologically 893 
sensitive areas, vegetation shall be non-invasive and selected from indigenous 894 
trees, shrubs and perennials. This is to restrict the introduction of invasive plant 895 
species; vegetation shall be determined by the City Arborist.    896 

 897 
(5) Foundation plantings. To soften the edge of the building in the landscape, a 898 
five (5’) foot wide planting area may be required in instances where the 899 
proposed building is not abutting the public right-of-way, sidewalks or parking 900 
lot. Vegetation should achieve a minimum of three and one-half (3.5) feet to five 901 
(5) feet in height.   902 

 903 
(6) Street trees. Shall be required when they abut or lie within a proposed 904 
subdivision or development and/or redevelopment along all proposed public and 905 
private streets.  906 

a. Where there is no public right-of- way, a perpetual easement for street 907 
tree planting and maintenance maybe requested of the developer and 908 
recorded on the development plan.  909 
b. Trees placed in the public right-of-way shall become the responsibility of 910 
the City to maintain and replace. 911 
c. Tree canopy coverage provided by street trees planted in conjunction with 912 
residentially zoned R1-A or R1-B lots maybe credited towards the lot’s 913 
minimum  canopy coverage requirements. 914 
 915 

(7) Off-street parking structures. Off-street parking structures shall conform to 916 
all applicable provisions of yard requirements, section 38-28. Landscaping shall 917 
be provided and maintained in all yards. Suitable facades shall be provided as 918 
part of the structure. Landscaping requirements shall not apply to parking spaces 919 
within such structures. A wall at least three and one-half (3 1/2) feet in height 920 
shall surround any parking which is on top of a structure, and suitable plantings 921 
shall be provided to buffer the view of such parking from nearby properties and 922 
rights-of-way. 923 
(8) Landscape borders. All landscaped areas adjacent to any vehicular travel 924 
way, parking space or other vehicular use area shall be bordered by a six-inch 925 
concrete header curb.  Wheel stops or other appropriate devices may be 926 
substituted when the department of public works determines that such 927 
alternative devices are needed for drainage purposes.   928 
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(9) Sight distance for landscaping adjacent to points of access. Plantings shall be 929 
selected and located so that they do not contribute to conditions that may be 930 
hazardous to public safety. Such locations include, but are not limited to, public 931 
street right of ways, underground and above ground utilities .    932 
(10) When an access way intersects a public right-of-way, all landscaping within 933 
the triangular areas described below shall provide unobstructed horizontal 934 
visibility between three (3) feet and six (6) feet above pavement level. Tree 935 
trunks may be permitted in these areas provided they do not constitute a traffic 936 
hazard. The triangular areas referred to above are formed by each side of the 937 
access way and public right of way line, with each side being ten (10) feet in 938 
length from the point of intersection, and the third side being a line connecting 939 
the ends of the two (2) other sides.  940 
(11) Landscaping adjustments after installation. In the event that the landscaping 941 
materials approved by the planning commission cannot be installed due to 942 
unavailability, or if the installed varieties fail, substitute materials may be 943 
installed, provided they are approved by the City Arborist. 944 
(12) Exceptions. The Planning Commission may waive or modify the 945 
requirements of this section where adjacent properties are developed under a 946 
unified site plan or where the strict interpretation of these provisions would 947 
reduce the usable area of a site to a point that would preclude a reasonable use. 948 
In such instances, special landscaping and/or architectural techniques may be 949 
required in lieu of the requirements of this subsection. The Planning 950 
Commission may also attach conditions to any such waiver or modification to 951 
assure that the results of the waiver of modification shall be in accord with the 952 
purposes and intent of this subsection.   953 

 954 
(g)  Bonding, Installation, Specifications and Maintenance of Vegetation. The 955 
following shall apply to all vegetation or transplanted vegetation as required under this 956 
section. All vegetation shall meet the minimum standards for health, form, and root 957 
condition as outlined in the latest edition of American Standard for Nursery Stock,  958 
published by the American Association of Nurserymen (AAN).   959 

 960 
(1)   Installation and bonding requirements of vegetation shall be regulated 961 
pursuant to section 38-29(j) (2), Site Plans. All installation of the vegetation 962 
shall be carried out under the inspection of the City Arborist. Installation may be 963 
spot checked by the City Arborist. 964 

 965 
Table 4:  Vegetation and Minimum Size Chart 966 

 967 
TYPE OF 

VEGETATION 
MINIMUM SIZE AT 

PLANTING 
SIZE AT 

MATURITY 
Shade Tree 2 – 2 ½” caliper > 40’ 

Understory Tree 2 – 2 ½” caliper < 40’ 
Evergreen Tree 6’ 12 – 20’ 

Large Shrub 24” > 5’ 
Small Shrub 24” > 3 1/2’ 
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(2) Vegetation substitutions. Due to seasonal planting issues or a lack of plant 968 
availability, approved landscape plans may require minor revisions. Minor 969 
revisions to planting plans may be approved by the City Arborist if there is no 970 
reduction in the quantity or  significant change in size or location of vegetation 971 
and the new vegetation has the same general design characteristics (approved 972 
species, mature height, crown spread) as the vegetation being replaced. 973 
(3) Maintenance. It shall be the ultimate responsibility of successive property 974 
owners to insure that the required vegetation is properly maintained in 975 
compliance with the approved site plan in perpetuity. Dead or diseased plant 976 
material shall be removed or treated promptly by the property owner and 977 
replaced within 180 days.   978 
(4)  Maintenance guidelines for the plantings are encouraged to be published by 979 
the planting plan designer, to be used by grounds maintenance personnel to 980 
insure that the design's buffering and screening concepts are continued. The City 981 
of Falls Church Landscape Maintenance Guidelines shall be adhered to at a 982 
minimum and shall be shown on all landscape plans.   983 
(5)  Safety. All sight triangles shall remain clear, and any plant material that 984 
could endanger   safety such as unstable limbs shall be removed and the plant 985 
material replaced if necessary. It shall be the responsibility of the property 986 
owner to maintain all plantings and architectural elements to ensure a safe 987 
environment.  988 
(6) Plan approval. Plans submitted only for landscaping additions or deductions 989 
shall be approved by the Planning Commission following recommendations 990 
from the City Arborist and the architect, as part of the site plan process.  A 991 
certain amount of discretion is possible in providing the landscaping required by 992 
this subsection. Applicants are required to consult with the City Arborist in 993 
advance of plan preparation in order to determine what trees, shrubs and other 994 
landscape materials are preferred. 995 
(7) Specific landscaping guidelines, planting design, and materials shall be 996 
reviewed by the City Arborist and by the Planning Commission during the site 997 
plan review process and shall be in accordance with the guidelines established 998 
by  The City of Falls Church.   999 
(8) All vegetation required by this section must be installed prior to the 1000 
occupancy of the site.  Where compliance with this regulation is not possible 1001 
because of seasonal planting limitations, the City Arborist shall grant an 1002 
appropriate delay. 1003 

 1004 
 1005 
 1006 

Sec. 38-31.  Off-street parking requirements. 1007 
(1) -(10) …. 1008 
(11) Landscaping, a Accessory structures and incidental provisions. 1009 
a. Objectives. The objectives of this subsection are to improve the 1010 
appearance of off-street vehicular parking and open-lot vehicular sales and 1011 
service areas and to protect and preserve the character and value of the 1012 
surrounding properties and public rights-of-way. 1013 
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b. Installation and plant materials. All installation shall be carried out under 1014 
the inspection of the city, and plant materials used to satisfy the provisions 1015 
of this subsection shall conform to the requirements of the city. 1016 
c. Landscaping of existing off-street parking; when required. Existing off-1017 
street parking shall be landscaped in accordance with this section whenever 1018 
planning commission approval is required for a site plan for the property 1019 
upon which it is located. 1020 
d. Perimeter landscaping adjacent to public streets. An off-street parking 1021 
area or other vehicular use area, where such area is not screened by an 1022 
intervening structure from any adjacent street, shall be provided perimeter 1023 
landscaping between such area and such street, the purpose of which shall 1024 
be to provide appropriate screening and street trees. 1025 
1. A landscaped strip of land at least ten (10) feet in width shall be 1026 
provided. 1027 
2. Such strip shall be landscaped with a combination of trees, shrubs, 1028 
fences, walls and/or berms of sufficient height and density to screen 1029 
adequately the parking or other vehicular use area from the public right-of-1030 
way, to provide shaded areas and to provide an attractive appearance in 1031 
keeping with the city's character. In most instances, a solid landscape screen 1032 
at least three and one-half (3 1/2) feet in height shall be required in the 1033 
landscaped strip, except as modified in subparagraph h. below. 1034 
e. Perimeter landscaping relating to abutting properties. An off-street 1035 
parking area or other vehicular use area, where such area is not screened by 1036 
an intervening structure from abutting properties, shall be provided with 1037 
perimeter landscaping, the purpose of which shall be to provide appropriate 1038 
screening and an aesthetically pleasing visual transition from one property 1039 
to another. 1040 
1. A landscaped strip of land at least ten (10) feet in width shall be 1041 
provided. 1042 
2. Such strip shall be landscaped with a combination of trees, shrubs, 1043 
fences, walls and/or berms of sufficient height and density to screen 1044 
adequately the parking or other vehicular use area from the abutting 1045 
property, to provide shaded areas and to provide an attractive appearance in 1046 
keeping with the city's character. In general, a solid landscape screen at least 1047 
three and one-half (3 1/2) feet in height shall be required if the abutting 1048 
property is zoned for commercial or industrial use. Likewise, a solid 1049 
landscape screen at least five (5) feet in height shall generally be required if 1050 
the abutting property is zoned for residential use. 1051 
3. Where the required landscaped strip abuts an existing hedge, wall or 1052 
other durable barrier on the abutting property, except where the abutting 1053 
property is zoned R-1A or R-1B, such existing barrier may be considered as 1054 
partial satisfaction of the landscape requirements of this subsection, 1055 
provided that such existing barrier meets all applicable standards of this 1056 
subsection. 1057 
f. Interior landscaping. Off-street parking areas shall be provided with 1058 
interior landscaping as follows: 1059 
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1. Interior and landscaped areas shall be located and landscaped in such a 1060 
manner as to divide and break up the expanse of pavement, to provide shade 1061 
and to provide for safe movement of vehicles and pedestrians. Sidewalks 1062 
may be provided in such areas where necessary as vehicle overhang areas or 1063 
where needed for pedestrian safety. 1064 
2. Specific landscaping guidelines, planting design, and materials shall be 1065 
reviewed by the city arborist and by the planning commission during the site 1066 
plan review process and shall be in accordance with the guidelines 1067 
established in the Fairfax County Office of Comprehensive Planning report, 1068 
entitled, Parking Lot Landscaping. 1069 
g. Landscape borders. All landscaped areas adjacent to any vehicular travel 1070 
way, parking space or other vehicular use area, shall be bordered by a six-1071 
inch concrete header curb, except that wheel stops or other appropriate 1072 
devices may be substituted when the department of public works determines 1073 
that such alternative devices are needed for drainage purposes. 1074 
h. Sight distance for landscaping adjacent to points of access. When an 1075 
accessway intersects a public right-of-way, all landscaping within the 1076 
triangular areas described below shall provide unobstructed horizontal 1077 
visibility between three (3) feet and six (6) feet above the pavement level. 1078 
Tree trunks may be permitted in these areas provided they do not constitute 1079 
a traffic hazard. The triangular areas referred to above are formed by each 1080 
side of the accessway and the public right-of-way line, with each side being 1081 
ten (10) feet in length from the point of intersection, and the third side being 1082 
a line connecting the ends of the two (2) other sides. 1083 
i. Vehicle overhang areas. Whenever landscaped areas are provided 1084 
contiguous to 90-degree, 60-degree, or 45-degree parking spaces, a 1085 
maximum front vehicle overhang area may be credited to the required size 1086 
and length of the parking spaces. Whenever such overhang areas are 1087 
provided, parking shall be restricted to "head-in parking" only. The grade 1088 
and landscape materials in such vehicle overhang areas shall not be so high 1089 
as to interfere with the vehicles. 1090 
j. Existing plant material. In instances where healthy plant material exists 1091 
on a site prior to its development, the planning commission may adjust the 1092 
application of the above-mentioned standards to allow credit for such plant 1093 
material, if, in its opinion, such an adjustment is in keeping with the intent 1094 
of this chapter and if preservation of existing plant material is recommended 1095 
by the city arborist. Trees designated by the city as "Landmark Trees" 1096 
pursuant to Chapter 35 shall be preserved. Preservation of existing plant 1097 
materials shall be accomplished in conformance with city standards. 1098 
k. Street trees. The required trees in the perimeter landscaped strip adjacent 1099 
to a public street shall be placed in or adjacent to the public right-of-way 1100 
when required by the planning commission in furtherance of a street tree 1101 
plan. Trees placed in the public right-of-way shall become the responsibility 1102 
of the city to maintain. 1103 
l. Off-street parking structures. Off-street parking structures shall conform 1104 
to all applicable provisions of yard requirements, section 38-28. 1105 
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Landscaping shall be provided and maintained in all yards. Suitable facades 1106 
shall be provided as part of the structure. Landscaping requirements shall 1107 
not apply to parking spaces within such structures. A wall at least three and 1108 
one-half (3 1/2) feet in height shall surround any parking which is on top of 1109 
a structure, and suitable plantings shall be provided to buffer the view of 1110 
such parking from nearby properties and rights-of-way. 1111 
m. a. Accessory structures and equipment. Accessory structures may 1112 
be provided for use of vehicle attendants or patrons. Such structures shall be 1113 
subject to the same yard requirements as the parking or vehicle use areas to 1114 
which they are accessory. Such structures shall be of permanent 1115 
construction and designed to be compatible with other structures on the site. 1116 
Entrance controls shall not be located so as to cause waiting vehicles to 1117 
stand on a public street. Accessory equipment such as trash containers, air 1118 
conditioning units and electrical transformers may be located within the 1119 
required landscaped areas, provided they are appropriately screened. 1120 
n. Plan approval. Plans for landscaping shall be approved by the planning 1121 
commission with the advice of the city arborist and the architectural 1122 
advisory board, as part of the site plan process required by section 38-29. In 1123 
that a certain amount of discretion is possible in providing the landscaping 1124 
required by this subsection, applicants are required to consult with the city 1125 
arborist in advance of plan preparation in order to determine what trees, 1126 
shrub and other landscape materials have been found to work best in the 1127 
city. 1128 
o. Landscaping adjustments after installation. In the event that the 1129 
landscaping materials approved by the planning commission can not be 1130 
installed due to unavailability, or if the installed varieties fail, substitute 1131 
materials may be installed, provided such are approved by the city arborist, 1132 
acting with the advice of the architectural advisory board. 1133 
p. b. Lighting. All lighting equipment used in illumination of off-street 1134 
parking and vehicle use areas shall conform to the appropriate provisions of 1135 
the Outdoor Lighting Ordinance, Chapter 25 of the City Code, and shall be 1136 
confined to the limits of the parking area unless otherwise permitted. 1137 
q. c. Paving. All off-street parking and vehicle use areas provided in 1138 
satisfaction of the requirements of this section shall be paved with materials 1139 
that meet city specifications. 1140 
r. Exceptions. The planning commission may waive or modify the 1141 
requirements of this subsection where adjacent properties are developed 1142 
under a unified site plan or where the strict interpretation of these provisions 1143 
would reduce the usable area of a site to a point that would preclude a 1144 
reasonable use. In such instances, special landscaping and/or architectural 1145 
techniques may be required in lieu of the requirements of this subsection. 1146 
The commission may also attach conditions to any such waiver or 1147 
modification to assure that the results of the waiver of modification shall be 1148 
in accord with the purposes and intent of this subsection. 1149 


